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Evolution  of  an  Urban  Area 

The  historic  role  of  the  Fort  Point 
area  is  obsolete.  Once  a  bustling 
industrial  district  with  links  to  the 
port,  most  manufacturing 
enterprises  and  warehousing  firms 
have  long  since  left  Fort  Point.  The 
railway  lines  are  largely  inactive. 
What  remains  are  large  tracts  of 
empty  land  and  a  superb  collection 
of  19th  century  warehouses  as  a 
legacy  of  the  past.  Because  of  Fort 
Point's  proximity  to  Boston's  CBD,  a 
variety  of  new  uses  have  recently 
begun  to  establish  themselves  on 
the  site  as  an  extension  of  the  city 
itself.  This  includes  two  major  public 
facilities  which  draw  large  numbers 
of  people,  the  Children's  Museum 
and  the  Boston  Tea  Party  Ship. 
Some  low  grade  commercial,  office, 
and  entertainment  activity  already 
has  started  up.  But  these  exist 
amidst  a  maze  of  industrial  uses 
with  major  land  use  conflicts  and 
transportation  problems  that  need  to 
be  ameliorated.  To  date,  a 
comprehensive  development/de- 
sign plan  has  not  been  prepared  for 
Fort  Point.  This  study  attempts  to 
remedy  this  situation.  Our  proposal 
aims  to  facilitate  the  evolution  of 
land  uses  in  the  area.  Already 
Boston  has  experienced  substantial 
development  activity.  The  city  has 
undergone  a  boom  in  office 
building;  housing  in  inner-city 
neighborhoods  is  being  rehabili- 
tated; Fanueil  Hall  has  triggered 
new  comercial  investment  in  the 
city's  core.  Nevertheless,  market 
studies  reveal  that  demand  still 
remains  strong  for  additional 
3T  housing,  commercfat,  and*  office 
-oft  space.  According  to  Boston 
(jQ  Redevelopment  Authority  Director 
Robert  Walsh,  the  Fort  Point 

Channel  areahas-tremendous- 

development  potential  and  is  a  key 
site  for  accomodating  Boston's 
future  growth. 
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issues 


Context—  The  Fort  Point  Area  is 
adjacent  to  the  Boston  CBD,  with 
close  proximity  to  the  metropolitan 
interstate  belt.  Presently,  it  has  a 
mixture  of  interrelationships  with 
three  adjacent  areas;  the  industrial 
Fon  Point  Peninsula,  residential 
South  Boston,  and  the  Boston 
financial,  commercial,  and 
waterfront  districts.  This 
combination  of  adjacencies  has 
created  within  the  Fon  point  Area  a 
mixture  of  land-use  contradictions 
and  transportation  conflicts. 
Presently,  the  area  has  no 
residential  habitation.  However,  with 
the  current  emphasis  on 
redevelopment  of  neighborhoods  in 
urban  areas,  fhe  area  must  be 
perceiued  to  have  the  potential  for 
development  into  one  of  many 
Boston  urban  residential 
neighborhoods.  The  major  future 
role  of  the  Fon  Point  Area  should  be 
most  closely  involved  with  the 
adjacent  CBD  and  the  Boston 
metropolitan  region.  South  Boston 
and  the  industrial  areas  of  the  Fon 
Point  Peninsula  should  be 
considered  in  general  planning  for 
the  Peninsula.  However,  the  Fon 
Point  Area  should  be  buffered  from 
deleterious  effects  of  these  areas. 


cbd  eastern  expansion  ties 


Boundaries—  The  question  of 
boundaries  is  an  important  issue  in 
this  study  precisely  because  the 
Fort  Point  Area  is  between  such 
divergent  areas.  To  the  CBD.  the 
channel  itself  is  the  strongest 
boundary;  to  South  Boston,  First 
Street  naturally  provides  a  very 
strong  edge;  to  the  industrial  areas, 
we  propose  extending  the  Fort  Point 
Area  throughout  the  vacant  Penn 
Central  land  holdings. 
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Pedestrian—  The  adjacency  of  the 
Fort  Point  Area  to  the  Boston  CBD 
has  helped  to  create  sporadic 
pedestrian  activity  across  the 
channel  bridges.  However,  no 
system  internal  to  the  area  exists  in 
conjunction  with  new  development, 
we  propose  three  pedestrian  spines 
to  incorporate  existing  activity  into 
the  new  development,  and  into 
activity  generated  by  major  public 
facilities. 
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Transportation—  The  Fort  Point 
Area  has  many  chronic 
transportation  conflicts.  These  are 
primarily  caused  by  industrial  traffic 
from  the  eastern  portion  of  the 
peninsula  crossing  South  Boston 
and  the  Fort  Point  Area  to  gain 
access  to  the  interstate  highway 
system.  The  proposed  Arena  will 
intensify  these  conflicts  with  similar 
cross  patterns.  However,  three 
proposed  major  transportation 
projects  presently  under 
consideration  or  planning  provide 
the  opportunity  to  solve  these  major 
problems. 

The  Seaport  Access  System  is 
presently  under  consideration  in 
order  to  remove  truck  traffic  from 
South  Boston  Residential  Streets. 
The  location  of  the  arterial  collectors 
and  exits  will  determine  the 
relationships  between  South  Boston. 
the  Fort  Point  Peninsula,  and  the 
Fort  Point  Area. 

The  Proposed  New  Northern 
Avenue  Bridge  is  presently 
considered  primarily  as  a  truck 
arterial,  but  it  will  also  increase  traffic 
in  the  Fort  Point  Area.  The  design 
will  largely  determine  suitable  uses 
for  adjacent  areas  of  the  warehouse 
District  and  the  Athanas  District. 
The  reconstruction  of  the  Central 
Artery  will  raise  several  issues.  The 
location  of  major  arterial 
connections  will  have  effects  on  the 
Fort  Point  Area. 


Market  Demand—  Despite 
substantial  development  activity  in 
Boston  in  recent  years,  demand  still 
remains  strong  for  a  variety  of  uses: 
tor  more  inner-city  housing, 
particularly  from  young  profession- 
als and  "empty-nesters"  with 
incomes  greater  than  $20,000/ year, 
for  more  hotel  space,  and  for  more 
commercial,  and  even  office  uses,  if 
aimed  at  a  specialty  market  (See 
Appendix).  Boston  has  shown  a 
modest  population  growth  in  past 
years  and  increased  formation  of 
households.  Demand  will  also  come 
from  an  explosive  growth  in  service 
sector  earnings  forecast  over  the 
next  decades. 

We  predict  that  the  Fort  Point  Area  can 
capture  a  significant  portion  of  future 
demand.  The  area's  proximity  to  the 
CBD,  its  unique  waterfront  views,  and 
historic  aura   combine  to  give   Fort 
Point  a  slight  competitive  edge  over 
other  proposed  developments  at  Park 
Plaza,  Copley  Square,  and  Charles- 
town  Navy  Yard.  Fort  Point's  market 
position  will  be  even  further 
strengthened  if  the  CBD's  eastward 
movement  continues  around 
Dewey  Square,  if  South  Station 
grows  as  an  inter-modal 
transportation  center,  and  if  the 
convention  center/arena  is  sited  in 
the  Channel  area  as  is  currently 
being  discussed. 


fort  point  into  urban  fabric 


Transportation  Proposal—  We 

propose  a  hierarchy  of 
transportation  systems  for  the  area. 
An  industrial  system  would  be 
linked  directly  to  the  interstate 
system  with  minimal  effect  on 
South  Boston.  An  arterial  system 
wouid  similarly  separate  traffic  from 
major  public  facilities.  A  local 
system  would  operate  only  within 
the  Fort  Point  Area. 


Built  Form/Open  Space—  The  Fort 
Point  Area  has  a  variety  of  important 
physical  features:  the  atmosphere  of 
the  old  Boston  Wharf  Co.  Buildings 
is  of  the  historic  past,  waterfront 
perimeter  runs  around  half  the  site, 
and  the  views  of  the  CBD  are 
stunning.  Our  proposed  develop 
ment  will  maintain  the  integrity  of 
these    features,     while    developing 
additional  positive  physical  features 
including  streets  of  urban  character, 
and  residential  neighborhoods. 


CBD 


Wharf  Buildings 


proposal 


This  urban  design  study  includes 
development  proposals  for 
individual  districts  within  the 
overall  Fort  Point  Area.  As  such,  it 
attempts  to  maximize  private  sector 
investment  by  targetting  public 
funds  for  various  physical 
improvements  and  regulating  only 
the  most  necessary  elements  within 
the  private  sector  areas. 
A  prime  objective  of  our  study  is  to 
protect  the  architectural  integrity  of 
the  Boston  wharf  Company 
warehouses  which  form  an 
irreplaceable  group  of  historic 
buildings.  This  distria  should  have 
a  unique  role  to  play  in  Boston, 
somewhat  analogous  to  Soho  in 
New  York.  The  evolution  in  areas 
already  begun  should  be  completed 
by  rehabilitating  the  warehouses  for 
offices,  housing,  and  shops. 
Particularly  important,  however,  is 
the  retention  of  small-scale  industry. 
We  believe  that  the  small  firms 
located  here  are  a  valuable  source 
of  jobs  with  important  locational 
links  to  each  other  and  downtown 
Boston. 
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Anthony  Athanas'  land  to  the  north 
of  the  existing  Northern  Avenue 
should,  on  the  other  hand,  be  an 
exclusive,  mixed-use  complex,  it 
should  contain  several  residential 
neighborhoods  composed  of 
various  housing  types,  and  hotel, 
entertainment  and  retail  uses  aimed 
at  a  wealthy  regional  market.  The 
success  of  Anthony's  present 
restaurant  complex  suggests  that 
this  area  can  continue  to  grow  at  a 
phenomenal  rate,  and  should  be 
thus  encouraged.  The  activity-linked 
relationships  of  this  area  are  very 
important  to  the  entire  Fort  Point  Area 


The  proposed  Boston  Arena/Con- 
vention Center  should  be  carefully 
sited  on  vacant  land  south  of  the 
Boston  Wharf  Company  buildings. 
Pedestrian  access  from  adjacent 
parking,  from  the  CBD,  and  from  the 
Athanas  site  to  the  north,  should  be 
controlled  to  create  a  contiguous 
public  open  space  system,  which 
culminates  in  a  major  plaza  at  the 
arena,  vehicular  access  to  the  site 
should  be  from  the  arterial  road  to 
the  east,  and  must  be  connected 
directly  to  the  adjacent  highway 
system  to  prevent  neighborhood 
congestion. 

The  entire  tract  of  Penn  Central  land 
and  much  of  the  Conrail  track 
should  be  acquired  for  control  by 
the  city.  This  will  allow  private-public 
coordination  over  a  large  portion  of 
the  Fort  Point  Area.  Parcels  should 
be  rezoned  for  appropriate 
development  proposals,  such  as  the 
parking  garage  for  the 
Arena/ Convention  Center,  as  they 
arise.  Temporarily  unused  land 
should  be  used  for  inexpensive 
parking  to  replace  that  parking 
which  will  be  displaced  by 
development  close  to  the  CBD.  in 
the  distant  future,  the  parking  areas 
can  evolve  to  higher  uses. 


timing 


Public  and  Private  Development  Summary 


Time  Frame  One 


Public 

infrastructure 

S2.5OO.0O0 

City 

Local  Streets  and  Landscape 

2,300,000 

City/UDAG 

Total  Public 

$4,800,000 

Private 

warehouse  Rehab 

S25.000.000 

Rose  Associates 

Total  Private 

S25.000.000 

Time  Frar 

Public 

Penn  Central  Land  Purchase 

S6.000.000 

Municipal  Bonds 

Northern  Avenue  Bridge 

1 0.OOO.OOO 

State/ Federal 

Seaport  Access  Road 

5.000.000 

State/ Federal 

Local  Streets  and  Landscape 

2.000.000 

City/UDAG 

Total  Public 

$23,000,000 

Private 

Athanas  Complex 

s  1 1 6.000.000 

Athanas 

Total  Private  s  1  1 6,000,000 

Time  Frar 

Public 

Local  Streets  and  Landscape 

$2,000,000 

City/UDAG 

Arena/ Convention  Center 

60, 550,000 

Municipal  Bonds 

Fish  Pier  Rehab 

2.400.000 

Federal 

Commonwealth  Pier  Rehab 

3,000.000 

Municipal  Bonds 

Total  Public 

S67.950.000 

Private 

Warehouse  Rehab 

$  1 0,000.000 

Rose  Associates 

Trade  Center 

36,000,000 

Private 

Total  Private 

$46,000,000 

Time  Frame  Four 

Public 

Local  Streets  and  Landscape 

Sl.500.000 

City/UDAG 

Parking 

9.000.000 

Municipal  Bonds 

Public  Recreation  Facilities 

1 ,000,000 

City 

Total  Public 

S  1  1 .500.000 

Private 

Northern  Avenue  Commercial 

$4,000,000 

Private 

Private  Recreation  Facilities 

3.000.000 

Private 

Convenience  Shopping  Center 

70O.OOO 

Private 

Subsidized  Residential 

1 0,000,000 

Private 

Pier  Related  Commercial 

2,000,000 

Private 

Total  Private 

$19,700,000 

Total  Public  investment 

S  107,250,000 

Total  Private  Investment 

S  206.700,000 

Total  Investment 

S3  1  3.950.O0O 

The  changing  land  uses  and  role  of 
the  Fort  Point  Area  reveal  the  vast 
potential  for  future  development, 
within  the  last  few  decades  the 
importance  of  the  Boston  industrial 
areas  has  declined,  while  in  the  last 
decade  significant  higher  grade 
uses  have  begun  to  locate  in  the 
warehouse  District.  The  perception 
and  guidance  of  change  is  the  major 
purpose  for  this  plan. 
Time  Frames—  The  Fort  Point  Area  is 
composed  of  districts  with  various 
time  frames  for  expected  or 
desirable  development.  Rehab  in 
the  warehouse  District  is  presently 
proceeding  by  increments,  while 
large  scale  development  has  only 
recently  become  imminent  in  the 
Athanas  District,  in  the  Arena 
District,  development  will  occur  as  a 
result  of  a  specific  public  decision,  in 
large  parts  of  the  area,  no 
development  can  be  anticipated. 
Development   Strategy—   This 
proposal  is  based  on  the  insight  that 
future  development  in  the  Fort  Point 
Area  must  .relate  to  existing  uses  in 
the  area  in  such  a  way  as  to 
continue  the  evolution  in  land  uses 
presently  proceeding.  This  should 
create  an  inter-related  fabric  of  land 
use  activities.consequently, 
public  policies  are  most  specific  for 
development  predicted  in  the  near 
future.  Although  the  area  can  accept 
the  Arena,  the  development  of  the 
area  should  not  be  contingent  on 
the  development  of  the  Arena. 
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Time  Frame  One—  is  primarily  a 
continuation  of  ongoing  rehabilita- 
tion and  development  in  the 
warehouse  District.  It  includes 
warehouse  rehabilitation  for 
residential  and  commercial  use. 
with  infrastructure  and  landscape 
improvements.  Principal  methods  of 
implementation  include  tax  benefits 
for  rehab  and  historic  designation. 
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Time  Frame  Two—  includes  the 
major  transportation  improvements 
in  the  area,  and  the  largest  portion 
of  the  Athanas  District.  The  Time 
Frame  is  two  to  ten  years.  It 
includes  substantial  residential 
development,  large  scale  mixed-use 
for  a  regional  market,  and  the 
development  of  major  public 
facilities  and  open  space. 


Time  Frame  Three—  is  established 
by  the  construction  and 
rehabilitation  of  major  public 
facilities  in  the  area.  These  include 
the  Arena/ Convention  Center,  Trade 
Center,  Commonwealth  Pier,  and 
Fish  Pier.  It  also  includes  rehab 
construction  In  the  remaining 
warehouse  buildings.  The  expected 
time  frame  is  from  four  to  twenty 
years. 
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public/private 

iThe  Fort  Point  Area  is  a  maze  of 
transportation  conflicts  and  land  use 
contradictions.  The  area  urgently 
requires  a  coordinated  public  policy 
which  can  resolve  these  problems 
and  provide  the  framework 
necessary  to  secure  long-term 
private  investment.  Positive  policy 
formulations  are  essential  to  balance 
the  needs  of  the  various  adjacent 
areas. 

The  Role  of  the  Public  Sector- 
should  always  remain  at  the 
minimum  necessary,  but  will  vary 
from  district  to  district,  in  the 
Warehouse  District,  infrastructural 
Upeeds  are  supplied.  In  the  Athanas 
District,  negotiations  between  the 
private  and  public  sectors  are 
suggested,  in  the  Arena  District, 
design  control  over  a  facility  with 
major  ramifications  is  required.  In 
the  case  of  the  PennCentral  land, 
the  ease  of  acquisition  justifies  direct 
fcublic  ownership. 
investment—  A  moderate  amount 
of  public  investment  can  insure 
significant  private  sector 
development  in  the  warehouse 
Area.  For  Boston,  development 
within  the  area  will  increase  the  long 
term  tax  base  by  ten  million  dollars 
^ind  provide  employment  for  nine 
thousand.  Public  sector  investment 
has  been  phased  to  coincide  and 
thereby  facilitate  growth,  as  well  as 
to  incent  desirable  development. 


investment   key  to  success   in 


Ime  Frame  Four—  includes  no 
immediately  expected  development 
within  the  previous  time  frames.  It 
includes  areas  adjacent  to 
Commonwealth  Pier,  Gillette,  the 
Arena/Convention  Center,  and 
within  the  Athanas  District.  Time 
•rame  Four  is  expected  to  begin  in 
from  eight  to  ten  years. 
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transportation 

Transportation  is  the  critical  issue  in 
the  Fort  Point/South  Boston  Area. 
Truck  disruption  within  the 
Warehouse  Area  prevents  the 
upgrading  of  land  uses.  Politically, 
the  South  Boston  Neighborhood  is 
powerful  enough  to  prevent  the 
implementation  of  any  comprehen- 
sive plan,  unless  transportation 
problems  are  resolved. 
Seaport  Access  System—  we 
propose  an  industrial  system  which 
prevents  industrial  traffic  below  First 
Street  and  which  is  designed 
around  a  major  internal  road  that 
can  exit  to  the  interstate  system 
from  either  the  north  or  south  end. 
In  the  immediate  future,  the  new 
Northern  Avenue  Bridge  will  be  the 
major  connector  to  the  interstate 
system.  We  also  recommend  a  new 
connector  be  built  in  conjunction 
with  the  Central  Artery  to  link  truck 
traffic  from  a  First  Street  extension 
directly  to  the  interstate  system. 
Northern  Avenue—  The  alignment 
of  the  new  Northern  Avenue  Bridge 
has  been  taken  as  a  given  for  this 
proposal.  However,  the  highway 
scale  design  has  been  modified. 
Local  Traffic—  We  propose  two 
interconnected  systems.  An  arterial 
system  connects  the  area  to  the 
adjacent  interstates  at  both  First 
Street  and  Northern  Avenue,  This 
would  provide  direct  access  from 
the  interstate  and  the  CBD  to  the 
Arena  Parking  Garage-  A  second 
system  would  run  north  to  south 
through  the  Warehouse  District 
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solving  transportation  problems 


pedestrian 

The  warehouse  District's  close 
proximity  to  the  CBD  has  resulted  in 
the  growth  of  pedestrian  activity 
across  the  bridges  and  along  the 
channel  edge.  However,  the  site 
lacks  an  integrated  pedestrian 
system. 

Northern  Avenue  Pedestrian 
Spine—  We  propose  the 
development  of  a  major  public  open 
space  and  pedestrian  spine  along 
the  present  Northern  Avenue 
alignment,  from  the  CBD  to 
Commonwealth  Pier.  This  would 
concentrate  the  pedestrian  flow 
from  the  CBD  commercial,  financial, 
and  waterfront  areas  to  the  Fort 
Point  Area,  as  well  as  better  relate 
land  uses  in  the  area. 
warehouse  District  Pedestrian 
Spine—  we  propose  the 
development  of  a  major 
north/south  pedestrian  route 
through  the  length  of  the  site.  At 
Famsworth  Street,  this  would  gather 
pedestrian  inflow  from  the  Summer 
and  Congress  Street  Bridges,  as  well 
as  connect  the  warehouse  area  to 
the  Athanas  District  to  the  north  and 
to  the  Arena/Convention  Center  to 
the  south.  Several  urban  spaces, 
including  an  Arena  Plaza  and  Fire 
Station  Museum  Piazza  will  highlight 
the  sequence. 

waterfront  Pedestrian  Spine—  we 
propose  that  the  channel  and 
harbor  waterfront  edges  be 
connected  with  a  continuous  public 
landscape  space  running  from  the 
Arena/ Convention  Center  to  the 
Commonwealth  Pier. 


and    triggering   revitalization. 
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warehouse  district 


The  concentration  of  warehouse 
buildings  from  Summer  Street  north 
to  the  new  Northern  Avenue  torm 
this  district.  The  buildings  are  from 
two  to  seven  stories  and  structurally 
sound  in  spite  of  a  long  period  of 
underutilization.  Although  few 
individual  buildings  are  architectur- 
ally significant,  as  a  whole  they 
create  a  unique  irreplaceable  historic 
environment.  The  Museum  of 
Transportation,  Children's  Museum, 
and  the  Boston  Fire  Department 
Museum  have  already  proposed 
locating  in  the  area,  close  to  the 
existing  Boston  Tea  Party  Ship. 
Proposal—  These  vastly  underutil- 
ized buildings  offer  a  unique 
opportunity  to  create  a  Soho-like 
mixed-use  rehab  district  which 
retains  a  flavor  of  its  industrial  past, 
adjacent  to  the  CBD.  Between 
Pittsburgh  Street  and  the  Channel, 
the  warehouse  buildings  with 
sunlight  and  views  should  be 
rehabilitated  for  moderately  priced 
condominiums,  with  the  remaining 
buildings  in  the  area  converted  to 
professional  office  suites  and  other 
suitable  uses.  East  of  Pittsburgh 
Street,  the  existing  light  and 
moderate  industrial  uses  should  be 
retained,  and  interspersed  with  artist 
lofts,  for  which  there  exists  heavy 
demand.  A  specialty  retail  district 
should  be  concentrated  along 
Famswonh  Street,  the  main 
pedestrian  link  between  the 
Arena/ Convention  Center  and  the 
Harbor  Waterfront.  Other  design 
proposals  include  a  Maritime 
Museum  adjacent  to  the  Boston  Tea 
Party  Ship,  a  major  urban  piazza  at 
the  Fire  Museum,  through-block 
arcades  cutting  across  the 
warehouse  blocks,  and  a  major 
landscape  berm  system  to  buffer 
the  deleterious  effects  of  the  new 
Northern  Avenue.  The  vacant  Penn- 
Central  land  to  the  east  of  the 
warehouse  buildings  should  be 
retained  in  public  control  until  a 
suitable  use.  such  as  subsidized 
housing,  is  established. 


soho-like  atmosphere 

Program  For  Private  Development 

Rose  Associates  Investment: 

DWELLING  UNITS 

350  units  @IOO  sf/unit  @S30/sf  S10.500.000 
OFFICE 

200,000  sf  @S35/Sf  7  000.000 
COMMERCIAL 

100.000  Sf  @S  25/ Sf  2,500 .mo 
ARTISTS'  LOFTS 

75  units  @S5000/  unit  375.0'  >C 
STRUCTURED  PARKING 

200  rehab  @S500/space  and  200  new  @s5000/space  i.ioo.oo" 

Construction  Costs  S2l.475.0oo 

Fees  @5%  1 ,073.000 
Admin..  Marketing,  Finance  and  Developer's  Contingency  @7%            1.503.000 

Interim  Financing  @8*  over  two  years  860,000 

Development  Costs  S24.9li.000 

Other  Private  Developments: 

200  DWELLING  UNITS  (MHFA  SUBSIDIZED)  lO.OOO.OOO 

CONVENIENCE  SHOPPING  CENTER 700.000 


Total  Development  Costs 


S35.61  1,000 


sparks    fort    point   growth 


•  Design  Proposals  and  Guidelines 

a.  Residential/Commercial 
Mixed-Use  Area 

b.  Industrial/ Artist    Loft    Mixed- 
Use  Area 

c.  Subsidized  Residential  Area 

1.  Congress  Street  Bridge  as  major 
pedestrian  connection  to  CBD 

2.  Through-building  arcade  from 
waterfront  park  to  arena  plaza 

3.  Pedestrian  bridge  above 
Nonhern  Avenue  to  Athanas 
District 

4.  Through-block  arcade  from 
channelfront  park  through  wharf 
buildings 

5.  Famswonh  as  major  north  south 
pedestrian  street  from  arena  to 
Athanas  site 

6.  Landscape  buffer  adjacent  to 
new  Northern  Avenue 

7.  Pittsburgh  as  major  truck  street 

8.  Major  vehicular  access  from  arter 
ial  road 


" 


Implementation—  The  city's  role  in 
the  implementation  of  the  district 
should  be  indirect,  limited  to 
supplying  infrastructure  and  offering 
low  keyed  incentives  for  suitable 
development.  The  following  public 
actions  are  suggested: 
Zoning  Changes—  From  manufac- 
turing to  mixed  use.  warehouse 
buildings  east  of  Pittsburgh  should 
retain  industrial  zoning  with 
exceptions  granted  for  artist  lofts. 
Tax  Benefits—  Short  term  tax 
deferments  arranged  by  city  to 
defray  rehab  costs. 
Historic   Designation:  Tax   Reform 
Act  of  1976  offers  rehab  and  tax 
benefits  in  exchange  for  limited 
control  of  the  physical  environment. 
Streets  and  Services—  City 
assumes  street  ownership,  alters 
road  system,  and  updates  basic 
infrastructures. 
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anthony  athanas  district 


The  district  is  composed  of  two 
large  land  parcels:  The  Athanas 
parcel  along  the  waterfront  and  the 
Northern  Avenue  parcel  which 
includes  the  land  between  the  old 
and  new  Northern  Avenues.  The 
site  has  important  physical  features, 
including  impressive  views  of  the 
city  and  harbor  and  lengthy 
waterfront  footage.  The  Athanas 
restaurant  complex  already  has  a 
regional  draw.  The  Northern  Avenue 
parcel  will  be  under  public  control 
during  purchasing  arrangements  for 
the  new  Northern  Avenue  Brdge. 
Proposal—  We  propose  that  the 
district  should  include  the  major 
pedestrian/open  space  connection 
to  the  CBD  following  the  alignment 
of  the  existing  Northern  Avenue, 
renamed  the  Anthony  Athanas 
Avenue.  The  adjacent  edges  of  the 
two  parcels  should  emphasize  the 
importance  of  the  linkage.  On  the 
Athanas  parcel,  a  major  mixed-use 
development  spine  should  be 
encouraged  to  run  the  width  of  the 
district,  with  an  internal  pedestrian 
system  parallelling  Athanas  Avenue. 
A  major  hotel/entertainment  space 
terminates  this  development  and 
opens  to  the  harbor.  The  remaining 
parts  of  the  Athanas  parcel  along 
the  harbor  front  should  be 
developed  into  a  series  of  residential 
neighborhoods  with  a  variety  of 
housing  types.  The  Northern 
Avenue  Parcel  should  be  retained 
by  the  city.  The  city  should  develop 
it  with  a  large  structured  public 
parking  facility,  leasing  part  of  it  to 
Athanas.  The  parking  should  be 
overlaid  with  recreational  and 
entertainment  facilities  for  the  entire 
city,  including  a  special  in-town  farm 
which  would  incorporate  some  New 
England  farm  life  into  urban  Boston 
and  be  related  to  the  Children's 
museum. 


spectacular  waterfront 


Program  for  Private  Development 

Athanas  Investment 

HOTEL 

1000  rooms  @800sf /  room  (gross)  @S45/sf 
OFFICE 

150.000  sf  @S55/Sf 
HOUSING 

lOO  units  @  1 200sf/  unit  (gross)  @S40/sf 
COMMERCIAL 

85.000  Sf  @S29/Sf 
MARINA 

150  slips  and  breakwaters 
STRUCTURED  PARKING/  SITE  DEVELOPMENT 

500  spaces  @S5000/space 

Construction  Costs 

Fees  @5% 

Admin.,  Marketing,  Finance  and  Developer's  Contingency  @7% 

Interim  Financing  @8*  over  two  years 

Development  Costs 


Other  Private  Developments: 


S36.OOO.00O 

8.250.000 

48.000.000 

2.465.0O0 

1.500.000 

3,500.000 
S99.715.00O 
4.985.0OO 
6.985.000 
3,988,000 
S  1  1  5.673.000 

7.000.000 


Total  Development  Costs 


S122.673.000 


views  enhance  marketability 


Design  Proposals  and  Guidelines 

a.  Hotel/Entertainment  Complex 

b.  Retail/Office/Residential 
Mixed-Use  Complex 

c.  Marina 

d.  Residential 

e.  Public  Facility/Commer- 
cial/Parking Complex 

l      Rehabilitated     Northern     Aven- 
ue Bridge  as  major  pedestrian 
connection  to  CBD 

2.  Athanas  Avenue  as  major  ped- 
estrian spine  from  CBD  to 
Commonwealth  Pier 

3.  Farnswonh  as  major  north- 
south  pedestrian  street  from 
arena  to  Athanas  District 

4.  Through-block  arcade  entire 
length  of  Athanas  mixed  use 
and  hotel  complex 
Pedestrian  bridge  above  Nor 
em  Avenue  to  waterfront  pub- 
lic open  space 
Landscape  buffer 


implementation—  The  public  role 
in  implementation  should  be  direct. 
through  ownership  of  the  Northern 
Avenue  parcel,  and  through 
negotiations  with  Athanas  in  which 
the  public  will  grant  publically 
controlled  benefits  in  exchange  for 
control  of  urban  design  features  in 
his  parcel.  The  following  public 
actions  are  suggested: 
Northern  Avenue—  Purchase  of 
land,  realignment,  pedestrianization 
of  previous  alignment,  and 
construction  of  new  roads. 
Tax  Benefits  and  Zoning—  Based 
onthe  1 2 1 A  tax  and  PUD  zoning 
agreements,  the  city  negotiates  for 
urban  design  features. 
Public  Open  Space—  The  city 
builds  a  public  open    space  along 
the  Harborfront  and  the  Athanas 
Avenue  pedestrian  spine. 
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arena/convention  center  district 


The  district  is  composed  of  the 
warehouse  buildings  and  vacant 
land  betwen  Summer  Street  and 
the  Gillette  holdings.  The  warehouse 
buildings  include  the  beautiful 
curved  Melcher  Street  as  well  as  a 
large  portion  of  Summer  Street  with 
significant  on  going  professional 
office  rehabilitation.  Large  parcels  of 
vacant  land  are  presently  used  for 
on-grade  parking,  and  have 
desirable  access  to  both  the 
waterfront  and  A  Street.  The  district 
includes  one  of  the  proposed  sites 
for  the  new  Boston  Arena/Conven- 
tion Center. 

Proposal—  The  combination  of 
warehouse  buildings  and  large 
parcels  of  vacant  land  will  allow  the 
careful  integration  of  major  public 
facilities  into  a  mixed-use 
rehabilitation  area.  We  propose  that 
the  Arena/Convention  Center  be 
developed  adjacent  to  the 
waterfront  as  a  combined  facility, 
with  the  Trade  Center  located 
across  A  Street.  A  parking  garage 
would  be  shared  between  the  three 
facilities.  Continued  conversion  to 
professional  office  rehabilitation  in 
the  warehouse  buildings  should  be 
encouraged,  together  with 
additional  convention-related 
commercial  and  entertainment,  we 
do  not  feel  that  residential  should  be 
allowed  in  this  area,  but  very  light 
industrial  should  be  encouraged  to 
remain,  or  to  relocate  into  the 
Pittsburgh  Street  area  of  the 
warehouse  District.  Design  features 
include  a  series  of  interconnected 
urban  and  landscape  plazas  which 
funnel  pedestrian  traffic  into  the 
Convention  Center  and  Arena  and 
pedestrian  arrival  points  at  the  base 
of  the  Arena. 


°» 


center  district 


historic    warehouses 


Program  For  Private  Development 

Arena/Convention  Center  Investment 

ARENA 

17,500  seats  @si5uo/seat 

PARKING 

2.500  spaces  @ssooo/ space 
CONVENTION  CENTER 

150.000  Sf  @S35/Sf 
LAND 

l  l  acres 

Construction  Costs 

Fees  @5% 

Admin..  Finance.  Legal  and  Developer's  Contingency  @8* 

interim  Financing  @7  .5%  over  two  years 

Development  Costs 

Other  Private  Developments: 

WAREHOUSE  REHABILITATION 

TRADE  CENTER 


S26.250.000 

1 2.5OO.G00 

5,250.000 

6.QOO '  'OO 
S50.000H00 

2.500.000 

4.000.'  '1X3 

4-.05Q."'X) 

S60.550.0i  KD 


lO.OOO.OOO 
36.OO0.0'  >0 


Total  Development  Costs 


S  106,550,000 


' 


form  gateway  to  arena  plaza 


Design  Proposals  and  Guidelines 

a.  Arena 

b.  Convention  Center 

c.  Offices/Commercial  Rehabil- 
itation Area 

d.  Trade  Center 

e.  Parking  Garage 

1.  Summer  Street  Bridge  as  major 
pedestrian  connection  to  CBD 

2.  Through-building  aracade  from 
waterfront  park  to  arena  plaza 

3.  Melcher  Street  as  pedestrian  way 
to  arena  plaza 

4.  A'  Street  as  major  pedestrian 
street  from  arena  to  Warehouse 
District 

5.  Major  vehicular  access  to  parking 
garage  from  anerial  road 

6.  'A'  Street  as  internal  vehicular 
street 


implementation—  The  public 
role  in  the  implementation  of  the 
district  should  be  direct,  with 
substantial  control  over  the 
design  of  public  spaces.  The 
following  public  actions  are 
suggested: 

Zoning    Changes—    To    non- 
residential   mixed-use    in    the 
warehouse  area.  Special  zoning 
for  the  Arena/Convention  Center 
and  Trade  Center. 
Streets  and  Services—  City 
assumes  street  ownership,  alters 
road  system,  and  updates  services. 
Municipal  and  State  Authority 
Action—  Municipal  revenue 
bonding  for  land  purchase  and 
construction  of  the  Arena/ Con- 
vention Center.  Trade  Center, 
and  Parking  Garage. 
Rehabilitation  Related 
Action—  Tax  Benefits  and 
Historic  Desgination. 
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appendix 


Predicted    Demand:    Boston    and 
Fort  Point's  Capture  (1990) 
RETAIL 

The  Boston  Redevelopment  Author- 
ity projects  that  by  1 985  there  will 
be  a  demand  for  800.000  to 
l  .750.000  sf  of  new  retail  space.  This 
is  based  on  the  assumption  that 
Boston,  with  new  investment,  can 
stabilize  declining  trends  in  CBD 
retail  sales.1  Quincy  Market  should 
be  proof  that  this  is  possible  if  new 
commercial  development  is 
marketed  aggressively. 
Fort  Point:  The  site  will  accomodate 
in  total  approximately  200.000  sf  of 
commercial  space.  Obviously,  there 
is  much  competitive  commercial 
development  being  proposed  for 
Boston.  Fon  Point  has  the 
advantage  of  a  substantial  site 
population  to  support  retail  activity, 
as  well  as  the  draw  from  the  CBD 
and  metropolitan  area. 
HOUSING 

Boston  has  rebounded  from  a 
steady  population  loss  to  a 
stabilized  population.  There  has 
been  a  sizeable  increase  in  the 
number  of  l  2  person  households 
with  incomes  greater  than  S20.00O. 
Extrapolating  from  past  trends. 
Boston  will  need  4,000  units  to 
accomodate  such  households  over 
the  next  ten  years.  The  demand  for 
condominium  units  is  particularly 
strong. 

Fort  Point:  1.350   units,   market  rate 
housing. 
HOTEL 

According  to  the  Boston 
Redevelopment  Authority2,  there  is 
an  immediate  need  for  a  l.ooo  room 
hotel  in  Boston  as  well  as  800  rooms 
built  in  smaller  structures  in  order  for 
Boston  to  retain  its  current  share  of 
the  convention  market. 
Fort  PoinM.ooo  room  hotel. 
OFFICE 

Boston  is  currently  recovering  from 
a  glut  of  office  space  that  came  onto 
the  market  in  the  early  1 970's.  Net 
absorption  rates  have  been  running 
at  approximately  250,000  sf/year. 
However,  Fort  Point  has  certain 
features  that  will  probably  make  it 
attractive  to  office  tenants, 
particularly  ease  of  parking  and  the 
availability  of  rehabilitated  office 
suites  in  the  warehouses. 
Fort  Point:  200.000  sf  of 
specialized,  rehabilitated  profession- 
al office  suites;  150.000  sf  of  new 
construction. 


'Retail     Trade     in     Boston:     Recent 
Trends  and  Future  Potential.  Boston 
Redevelopment  Authority.  1975. 
2A  Growth  Strategy  for  Boston's 
Hotel  and  Convention  industry. 
Boston  Redevelopment  Authority. 
1976. 
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